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INTRODUCTION 

Boston's  Southwest  Corridor,  once  the  proposed  site 
of  Interstate  95  and  the  Inner  Belt  offers  a  unique  set  of 
choices  and  constraints  for  Boston ' s  planning  and  develop- 
ment efforts  over  the  next  ten  years.   Consisting  of  some 
175  acres  of  mostly  cleared  land,  the  Corridor  extends  along 
the  Penn  Central  railroad  line  from  Ruggles  Street  in 
Roxbury  to  the  Hyde  Park-Dedham  Line  passing  through, 
or  adjacent  to  the  communities  of  Roxbury,  the  South  End, 
Roslindale  and  Hyde  Park  (See  Map  I). 

When  highway  construction  within  Route  128  was  halted 
in  1970  at  the  behest  of  the  Governor  and  the  Mayor,  a 
metropolitan  regional  task  force,  the  Boston  Transporta- 
tion Planning  Review  was  directed  to  prepare  transit  and 
highway  alternatives  (Map  II),  to  involve  local  communities 
in  the  planning  process,  and  to  consider  new  uses  for  the 
over  100  acres  of  land  which  had  already  been  acquired  and 
cleared  by  the  State  Department  of  Public  Works.   Hundreds 
of  neighborhood  meetings  were  held  at  which  community  groups 
made  suggestions  on  transit  facilities,  street  alignments 
and  the  most  suitable  development  for  their  neighborhood. 
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The  Governor,  with  the  concurrence  of  the  Mayor, 
appointed  a  Southwest  Corridor  Development  Coordinator  to 
plan  the  future  development  of  the  area,  together  with  the 
communities  involved.   The  Boston  Redevelopment  Authority 
was  requested  by  the  Development  Coordinator  to  prepare 
an  analysis  of  the  potential  social  and  economic  impact  of 
land  use  development  proposals  for  the  Southwest  Corridor. 
The  analysis  here  presented  is  based  on  development  proposals 
of  community  groups  and  represents  a  preliminary  assessment 
of  the  potential  effects  of  redevelopment. 
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CONCLUSIONS 

This  impact  analysis  provides  information  on  the 
development  potential  for  the  Southwest  Corridor  in  terms 
of  population,  residential  and  commercial  development, 
jobs  and  wages,  tax  revenues  and  public  and  private  develop- 
ment in  surrounding  areas.   Dividing  the  Corridor  into 
North  and  South  of  Forest  Hills  components  with  an  Arterial 
Street  -  No  Arterial  Street  option,  the  analysis  presents  a 
range  of  estimates  of  the  anticipated  possible  impact  of 
development. 

Projections  were  made  for  each  of  the  neighborhoods 
affected,  Roxbury  (Washington  Park -Model  Cities) ,  Jamaica 
Plain,  Roslindale  and  Hyde  Park.   They  were  then  grouped  into 
the  following  categories:   North  of  Forest  Hills;   South  of 
Forest  Hills;   North  and  South  of  Forest  Hills.   A  specific 
use  for  each  of  the  land  parcels  was  estimated  as  being 
most  probable,  or  most  desirable,  and  from  this  projections 
were  made  of  the  construction  costs  and  jobs  and  revenues 
that  would  be  generated,  in  accordance  with  a  set  of  specified 
assumptions . 

If  properly  developed,  the  Southwest  Corridor  will  pro- 
vide excellent  opportunities  for  housing,  jobs,  new  open  space 
and  transportation  facilities  that  will  upgrade  and  maintain 
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existing  neighborhoods.   Potential  investment  in  the  Corridor 
approaches  $550  million  with  the  major  share  ($460  million) 
in  transportation  projects.   See  Tables  1  and  2.   Although 
there  is  as  yet  little  private  development  planned  in  the  area 
immediately  adjacent  to  the  Corridor,  this  lag  may  be  attributed 
to  uncertainty  over  the  building  or  non-building  of  the  highway. 
The  City,  however,  has  programmed  some  $115  million  in  capital 
improvements  adjacent  to  the  Corridor  to  upgrade  the  neighbor- 
hoods and  which  could  stimulate  investor  confidence.  (See 
pages  21  and  22. ) 

In  the  larger  neighborhoods  which  encompass  the  Southwest 
Corridor,  planned  private  investment  totals  nearly  $1  billion, 
excluding  the  Corridor.   Altogether,  projected  investment  in 
Corridor  Planning  Districts  totals  $1.5  billion. 

In  the  Corridor  19,000  jobs  in  the  construction  phase 
will  generate  nearly  $245  million  in  wages  with  85%  in  trans- 
portation projects.   Permanent  jobs  could  reach  2,400  and 
generate  some  $32  million  in  annual  wages.   Corridor  develop- 
ment can  furnish  nearly  1,300  units  of  housing  that  can  be 
viewed  as  replacement  housing  offering  additional  housing 
opportunities  in  overcrowded  areas  like  Roxbury,  or  providing 
needed  elderly  housing  in  Hyde  Park  and  Roslindale. 
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Table  1 

SUMMARY  ASPECTS  OF  THE  POTENTIAL 
SOCIAL  AND  ECONOMIC  IMPACT  OF 
SOUTHWEST  CORRIDOR  DEVELOPMENT 


Millions  of  Dollars 


Investment,  Total 
Public 
Private 

Construction  Jobs 

Permanent  Jobs 

Retail  Sales 

Population 

Tax  Revenue  Generated 
City 
State 


$542.9 

474.8 

68.2 

18,750 

2,358 

$  17.5 

3,181 

$   4.6 

$   1.8 

Related  Planned  Investment 

Area  Immediately  Adjacent  to 

Corridor 
Neighborhoods  Surrounding  Corridor 


$114.6 
$939.4 


Source:   See  Table  2 
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Tax  revenue  generated  from  Corridor  development  would  also 
be  substantial  with  the  City  receiving  nearly  $4.5  million  in 
property  taxes.   State  tax  revenue  would  be  in  the  vicinity 
of  $1.8  million. 

Some  84  percent  of  Corridor  redevelopment  will  occur 
North  of  Forest  Hills  (Roxbury  and  Jamaica  Plain)  which  was 
broken  down  on  an  arterial  street-no  arterial  street  option. 
Development  here  will  be  new  construction  rather  than  rehabi- 
litation and  provide  new  housing,  job  opportunities  and  new 
industrial  and  economic  development.   While  the  road  option 
provided  for  nearly  100  additional  housing  units  because  of 
parcel  configuration,  the  amount  of  open  space  was  consider- 
ably smaller.   Industrial  and  commercial  space  would  also  be 
smaller  with  an  arterial  street  option.   See  Table  3. 

Transportation-related  construction  projects  will  have 
the  greatest  job  impact  in  the  Corridor  as  a  whole,  with  some 
14,000  jobs  or  87%  of  the  Corridor  total  occurring  North  of 
Forest  Hills.  The  number  of  available  construction  jobs  in 
Roxbury-Jamaica  Plain  can  have  significant  economic  impact  on 
those  neighborhoods  if  efforts  are  made  to  employ  neighbor- 
hood residents  and  minority  groups. 
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During  the  construction  phase  of'  the  project,  estimated 
at  8-10  years,  over  200  million  in  wages  would  be  paid  for  pro- 
jects north  of  Forest  Hills.   Permanent  wages  resulting  from 
jobs  created  by  new  industrial  and  commercial  development  are 
estimated  at  $2  7  million  annually.   Upon  completion  of  con- 
struction, some  $3.8  million  a  year  in  new  City  tax  revenues 

would  be  realized.   While  some  of  this  is  offset  by  the  cost 
of  providing  City  services  to  the  area,  these  tax  revenues 
represent  money  lost  while  the  land  lies  idle. 

Some  new  construction  is  programmed  for  Corridor  develop- 
ment south  of  Forest  Hills  in  Roslindale  and  Hyde  Park,  but 
major  emphasis  will  be  on  rehabilitation  of  housing  stock 
previously  acquired  by  the  DPW.   New  residential  construction 
will  be  primarily  for  the  elderly.   Industrial  development  will 
probably  be  expansion  to  existing  facilities  rather  than  a 
complete  new  facility. 

As  in  the  area  north  of  Forest  Hills,  transportation 
projects  provide  the  most  jobs.   Some  2,400  jobs  will  be  pro- 
vided in  making  improvements  to  commuter  service  south  of 
Forest  Hills  to  the  Dedham  line.   These  jobs  will  provide  some 
$71  million  in  wages  out  of  a  total  $85  million  in  construction 
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wages  for  the  area.   Permanent  wages  in  the  area  resulting  from 
new  development  total  nearly  $5  million.    See  Table  4. 

These  projections  indicate  that  redevelopment  of  the 
Southwest  Corridor  will  have  significant  economic  impact  on 
the  neighborhoods  adjacent  to  the  Corridor.   Development  of 
commercial  and  office  space  can  provide  a  certain  number  of 
white  collar  and  semi-skilled  jobs,  while  construction  of 

industrial  facilities  will  bring  back  some  of  the  previously 
lost  blue  collar  jobs.   Plans  for  new  transportation  facilities 
and  city  capital  improvements  will  provide  a  basic  public 
sector  stimulus  for  future  private  sector  development. 
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ASSUMPTIONS 


In  compiling  the  impact  analysis'  for  the  Southwest 
Corridor,  a  particular  use  was  assigned  each  of  the  parcels. 
Many  of  the  parcels  are  small  or  irregularly  shaped  or  have 
difficult  access  and  limited  development  potential  because  of 
site  characteristics.   Despite  this,  major  developmental 
opportunities  exist  in  the  neighborhoods  impacted  by  the 
Corridor.   Uses  were  assigned  to  each  parcel,  not  as  the  only 
way  it  could  be  developed,  but  rather  to  determine  the  impact  of 
the  redeveloped  Southwest  Corridor  in  terms  of  jobs,  popula- 
tion and  housing. 

The  greatest  development  potential  for  Corridor  lands 
exists  in  Roxbury  which  contains  58  of  the  80  odd  acres 
available  for  corridor  redevelopment  north  of  Forest  Hills, 
This  includes  almost  all  the  proposed  open  space,  40  percent 
of  the  proposed  housing  and  58  percent  of  the  industrial 
development.   See  Table  5. 

In  Roxbury  new  residential  development  totalling  595  units 
was  planned  on  three  sites.   The  largest  of  these,  near  Jackson 
Square,  was  estimated  to  contain  400  units;   300  one-bedroom 
and  100  two-bedroom  units.   In  addition,  some  23  units  were 
planned  for  rehabilitation. 
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Major  industrial  development  was  planned  in  Roxbury 
near  Southampton  Street  and  the  Southeast  Expressway.   Some 
commercial  development  was  included  in  the  proposed  transit 
stations.   Major  new  commercial  areas  could  be  constructed  at 
the  intersection  of  Washington  Street  and  the  proposed  arterial 
street  and  circumferential  transit  line. 

A  second  major  development  opportunity  occurs  near  Jackson 
Square  in  Roxbury  immediately  adjacent  to  transit  stations 
for  the  relocated  Orange  Line  and  the  proposed  circumferential 
transit  line.   Planned  development  could  include  a  mixture  of 
housing,  commercial  and  institutional  uses  as  well  as  a  300- 
room  hotel. 

In  Jamaica  Plain  some  500  housing  units  could  be  developed. 
Opportunities  also  exist  for  expansion  of  existing  industrial 
firms,  as  well  as  new  industrial  and  commercial  development. 
The  analysis  contains  a  proposed  Jamaica  Plain  High  School 
that  might  be  built  near  Washington  Street  and  the  relocated 
Orange  Line  if  some  additional  parcels  were  acquired.   Parking 
adjacent  to  some  of  the  transit  stations  has  also  been  included 
as  a  proposed  use.    See  Table  6. 
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In  both  Hyde  Park  and  Roslindale,  development 
opportunities  were  more  limited  because  land  takings  were 
not  as  extensive.   Although  emphasis  will  be  on  the  rehabili- 
tation of  housing  previously  acquired  by  the  State  DPW,  a  major 
shopping  area  with  parking  was  proposed  for  the  Forest  Hills 
area  of  Roslindale.   One  of  the  Hyde  Park  parcels  was  assumed 
to  have  a  branch  library.   Only  a  small  amount  of  space 
(54,000  square  feet)  was  allocated  for  park  redevelopment  in 
Hyde  Park  and  Roslindale,  because  unlike  Roxbury  and  Jamaica 
Plain,  open  space  needs  are  not  as  critical.   See  Tables 
7  and  8. 
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METHODOLOGY 

In  compiling  estimates  for  construction  and  develop- 
ment costs,  population  and  wages,  the  following  methodology 
was  applied. 
I .  Development  Potential 

Housing- Population 

Whenever  possible,  the  existing  number  of  residential 
units  to  be  rehabilitated  was  counted  and  estimated  as  having 
an  average  fix-up  cost  of  $10,000  per  unit.   Because  no 
breakdown  was  made  of  the  type  of  housing  to  be  built  as 
being  low  or  moderate,  a  median  cost  range  of  $35,000  per 
dwelling  unit  was  used. 

Housing  density  was  estimated  at  roughly  35-40  dwelling 
units  per  acre  in  Roxbury- Jamaica  Plain  and  3  5  dwelling  units 
per  acre  for  Roslindale  and  Hyde  Park.   To  estimate  population, 
it  was  assumed  that  household  size  would  be  1.5  persons  in 
housing  for  the  elderly  and  2.6  persons  in  all  other  units. 

Industrial  Development 

In  determining  square  footage  of  buildings  on  industrial 
parcels  a  50%  site  coverage  was  assumed.   In  cases  of  additions 
to  existing  industries,  the  actual  size  of  the  proposed  addi- 
tion was  used.   In  both  cases,  construction  costs  were 
estimated  at  $15  a  square  foot. 
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Commercial -Retail 

Commercial-retail  space  was  estimated  as  occupying 
roughly  one  third  of  the  parcel  size.   Some  5,000  square 
feet  each  of  commercial  space  was  included  in  several  of 
the  proposed  transit  stations.   New  commercial-retail  con- 
struction was  estimated  at  $35  a  square  foot  with  rehab 
estimated  at  $20  a  square  foot. 

Institutional 

Cost  estimates  for  the  proposed  school  and  library 
were  based  on  the  Public  Facilities  Department's  cost 
figures  for  a  high  school  and  library.   The  West  Roxbury 
High  School  now  under  construction  will  cost  approximately 
$15  million  and  this  figure  was  used  in  estimating  the  cost  of 
a  proposed  high  school  in  the  corridor  North  of  Forest  Hills. 
The  $1.8  million  figure  for  the  new  Roxbury  Library  was  used 
as  the  cost  for  a  proposed  library  in  the  Hyde  Park  Corridor. 

Open  Space/Recreational 

Open  Space-Recreational  development  costs  can  vary 
considerably  depending  on  the  intensity  of  development. 
Because  no  specific  types  of  recreational  uses  were  proposed 
for  the  planned  open  space  in  the  Southwest  Corridor  an 
average  development  cost  of  $1.2  5  a  square  foot  was  used. 
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Other : 

Other  development  costs  assignable  to  Southwest  Corridor 
development  include  parking  facilities  adjacent  to  some  of  the 
transit  stations,  and  a  hotel.    The  number  of  parking  spaces 
was  estimated  by  dividing  the  total  amount  of  square  feet 
available  by  350  square  feet  (the  amount  required  for  a 
parking  space) .   A  cost  factor  of  $700  per  space  for  surface 
parking  was  then  applied.   The  planned  hotel  was  assumed  to 
contain  300  rooms  with  a  per  room  construction  cost  of  $25,000. 

In  determining  total  investment  costs  in  each  of  these 
areas,  an  allowance  was  made  for  public  infrastructure  costs 
such  as  streets  and  lights  and  water  and  sewer  lines.   This 
was  assumed  to  be  15%  of  residential  construction  costs  and 
10%  of  all  other  construction  costs. 
II.  Economic  Impact 

In  determining  wages  during  the  construction  period, 
45%  of  the  total  cost  in  each  of  the  categories  was  allocated 
to  wages.   Construction  wages  were  estimated  at  $13,000  per 
worker . 

Residential 

Wages  for  new  Corridor  residents  North  of  Forest  Hills 
were  calculated  at  $8,000  per  household.    It  was  assumed  that 
wages  in  Roxbury-Model  Cities  would  rise  to  that  level  from  the 
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$6,582  median  family  income  reported  in  the  1970  census. 
While  both  Roslindale  and  Hyde  Park  had  1970  median  incomes 
of  $10/000,  the  average  household  income  in  the  Corridor  was 
estimated  at  $8,000  because  of  the  larger  proportion  of  planned 
housing  units  for  the  elderly. 

Industrial 

Dividing  the  amount  of  developed  industrial  space  by 
400  square  feet  (average  space  needed  per  worker)  yielded  the 
number  of  estimated  permanent  employees.   Industrial  wages 
averaged  $10,000  annually. 

Commercial-Retail 

In  the  commercial/retail  sector  the  average  annual  wage 
was  estimated  at  $7,500.   Applying  a  coefficient  of  $70  per  square 
foot  to  the  amount  of  developed  commercial-retail  space  yielded 
annual  sales.   Total  commercial-retail  wages  were  estimated  by 
assuming  that  total  employee  compensation  will  be  the  same  per- 
centage of  total  output  (.421)  as  is  reported  in  the  national 
Input-Output  study  conducted  in  1963  by  the  U.S.  Department 
of  Commerce,  Office  of  Business  Economics*.   Total  wages  divided 
by  $7,500  annual  salary  yielded  the  number  of  commercial/retail 
jobs. 


*  Albert  J.  Walderhaug,  "The  Composition  of  Value  Added 
in  the  1963  Input-Output  Study",  Survey  of  Current 
Business,  Washington,  D.C.,  April  1973. 
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Institutional 

North  of  Forest  Hills  some  50  jobs  at  an  average  annual 
salary  of  $10,000  were  estimated  if  a  1,000  seat  high  school 
were  built  for  Jamaica  Plain.   A  proposed  public  library  south 
of  Forest  Hills  would  employ  ten  people  at  an  average  annual 
salary  of  $8,000. 

Open  Space/Recreational 

The  equivalent  of  two  full-time  employees  was  projected 
as  required  in  caring  for  newly  developed  open  space.   Annual 
wages  were  $7,500. 

Other 

Other  proposed  development  in  the  Southwest  Corridor 
includes  a  300-room  hotel  employing  42  people  at  an  average 
annual  salary  of  $7,000. 
III.  Tax  Revenue  Generated 

City 

An  assessment  sales  ratio  of  .3  was  used  to  determine 
the  assessed  value  of  residential  property  in  the  Corridor. 
Property  taxes  were  estimated  by  multiplying  the  assessed  value 
by  the  current  city  tax  rate  of  $196.70  per  thousand.   Except 
for  an  assessment  sales  ratio  of  .4  the  same  formula  was  applied 
to  determine  property  tax  revenues  in  the  industrial  and  commercial- 
retail  sectors. 
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State 

Each  of  the  employment  categories  is  subject  to  a  5% 
state  income  tax.   In  estimating  other  taxes,  it  was  assumed 
that  all  establishments  in  the  industrial  and  commercial- 
retail  sectors  would  be  subject  to  the  State  corporate  excise 
tax.   In  actuality,  some  may  be  small  firms  not  subject  to  the 
tax. 

Industrial 

In  addition  to  the  5%   state  tax  on  earnings,  the  industrial 
sector  is  subject  to  an  8%   corporate  excise  tax.   This  tax  was 
estimated  by  first  determining  the  total  output. 

Using  the  estimated  total  wages  in  the  industrial  sector, 
it  was  assumed  that  total  wages  were  the  same  percentage  of  total 
output  (.244)  as  is  reported  in  the  previously  cited  Input-Output 
Study.   From  this  ratio  total  output  was  calculated.   It  was 
further  assumed  that  a)  taxable  returns  or  net  income  of  these 
firms  will  average  about  8%;      and  b)  that  this  return  will  be 
subject  to  an  effective  State  business  tax  rate  averaging  8%. 

Commercial/Retail 

The  commercial-retail  sector  yields  three  sources  of 
revenue:   1)  the  5%   state  income  tax;   2)  the  3%   sales  tax; 
3)  an  8%   corporate  excise  tax.   As  mentioned  earlier,  annual  sales 
of  $70  per  square  foot  were  assumed.   A  coefficient  of  .08  was 
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used  to  determine  taxable  return.   The  corporate  excise  tax 
was  then  applied  in  estimating  the  business  tax. 

Development  Immediately  Adjacent  to  the.  Corridor 
Listed  on  the  following  pages  are  proposed  ten-year 
public  facilities  capital  improvements  in  the  areas  immedi- 
ately adjacent  to  the  Southwest  Corridor.   The  list  includes 
those  projects  within  one-half  mile  of  either  side  of  the 
Corridor  in  the  South  End,  Roxbury  (Washington  Park-Model 
Cities),  Jamaica  Plain,  Roslindale  and  Hyde  Park.   Information 
on  private  development  immediately  adjacent  to  the  Corridor 
was  not  available. 

Development  in  Larger  Area  Surrounding  Corridor 
Development  potential  in  the  planning  districts  or 
neighborhoods  affected  by  the  Southwest  Corridor  was  taken 
from  the  BRA  study,  Boston's  Development  Prospects;   Commit- 
ment to  the  City ' s  Future-Report  of  a  Survey  of  Capital 
Investment  Projects  and  Programs,  Public  and  Private, 
Underway,  Planned  and  Proposed,  January  1973. 
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Public  Development  in  Surrounding  Area  of  Southwest  Corridor 


South  End 


Institutional 

Carta 

School 

$13,700,000 

Total 

South 

$13,700,000 
End 

$14,493,000 

J 

amaica 

Plain 

Instr 

tutiona 

1 

Wyman 

Bowditch  School 

$n;ooo,ooo 

Tobin  Municipal  Bldg  Renovation  $100,000 
Mission  Hill  Recreation  Center  $250,000 


Total  Jamaica  Plain 


$11,350,000 


Recreation-Open  Space 

Derby  Park  (Washington&Ball  Sts.) 

Union  Methodist  Park 

Windsor  St  Open  Space 


Recreation-Open  Spaces 

Arnold  Arboretum 

Beecher  St.  Play  Area 

Heath  Square  (New  Heath&Parker) 

Mozart  St.  Play  Area 

Mission  Hill  Playground 


$500,000 
$268,000 
$  25,000 
$793,000 


$  80,000 
$  40,000 
$  10,000 
$  50,000 
$125,000 
$305,000 


$11,655,000 


Washington  Park-Model  Cities 
Institutional 


Campus  High 
Dudley  St  Fire  St, 
Lower  Roxbury  Elementary 
Dickeman  School  Replacement 
Family  Life  Center(Brookside  Ave) 
Kittredge  Square  Recreation  Center 
Orchard  Park  Recreation  Center 
900  Mass  Ave  Fire  Station  Renovation 
Dudley  Street  Library 


Total  Washington  Park-Model  Cities 


$39,200,000 
$  1,100,000 
$11,000,000 
$11,000,000 
$  1,500,000 
$  550,000 
$  300,000 
$  70,000 
$  1,800,000 
$66,520,000 


Recreation-Open  Spaces 
Brookside  Ave  Playground 
Conolly  Playground 
Highland  Park 
Kittredge  Square 
Orchard  Park  Playground 


$  50,000 
$300,000 
$250,000 
$  25,000 
$  50,000 
$675,000 


$67,195,000 


Roslindale 

Institutional 

Roslindale  High  Renovation         $6,000,000 

Irving  Jr.  High  Renovation&Activation  $6,000,000 

Archdale  Recreation  Center 

Forest  Hills  Police, Station 

Court  House  Renovation 


Recreation-Open  Space 
Healy  Held 
Parkman  Playground 


Total  Roslindale 


$15,240,000 


$  250,000 
$2,400,000 

$  250,000 
$14,900,000 


$185,000 
$155,000 
$340,000 
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Hyde  Park 


Institutional 

Municipal  Bldg.  Renovation 

High  School  Renovation 


Total  Hyde  Park 


$  150,000 
$6,000,000 

$6,150,000 
$6,502,000 


Recreation-Open  Spaces 
Amat      Playground 
Readvil    Playground 
Wolcott  Square 


$140,000 
$210,000 
$  2,000 
$352,000 


North  of  Forest  Hills 


. 


Institutional 
$91,570,000 


outh  Of  Forest  Hills 

Institutional 
$21,050,000 


Recreation-Open  Spaces 
$1,773,000 


Recreation-Open  Spaces 
$  692,000 


District  Total 

Institutional 
$112,620,000 


Total 


$115,085,000 


Recreation-Open  Spaces 
$2,465,000 
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